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TAXATION 


ABSOLUTELY  JUST  AND  EQUITABLE  TAXATION 
ON  THE  PLAN  OF  UTILITY  OR 
REASONABLE  ANNUAL  AVERAGE  RENTAL  VALUE 


NAPOLEON  WAGNER 


Two  brothers  (lots  No.  3 and 
No.  30) . They  live  just  across  the 
alley  in  the  same  block  No.  161, 
East  Denver.  They  are  nearly 
twins — both  the  same  age  and 
size — each  resides  third  door 
from  the  corner — yet  they  can- 
not be  weighed  on  the  same 
scale,  because  No.  3 weighs 
12.500  lbs.  more  than  his  brother 
and  has  an  extra  and  unneces- 
sary value  burden  to  carry  of 


UTILITY 


there  is  only  9,000  lbs.  between  \ 
their  weight.  Is  it  the  diet  which  j \ 
makes  the  difference?  Do  Nos.  30  I \\ 
and  31  live  on  a diet  call- 
ed  special  privilege?  It  is 
said  when  one  gets  used 
to  it — you  don’t  like  to 

give  it  up.  See  diagram  blocks,  page  16,  for 
more  relatives  of  the  same  family;  they  live  all 
over  every  city;  they  have  oil  tongues  and 
honeyed  words  but  are  undesirable  citizens.  ^ 
You  want. to  shun  them  as  you  would  a horse 
thief.  It  is,  perhaps,  the  largest  family  on 
earth,  yet  there  is  no  consanguinity  between  them 
Popular  Price  16  cents,  at  Kendrick-Bellamy 
Corner  Sixteenth  and  Stout  Sts.,  Denver,  Colo 


Clark  Quick-Printing  Co.,  Lawrence  1332-1334 


FOREWORD. 


We  fully  realize  the  degree  of  success  enjoyed  at  the  start  will 
greatly  influence  its  rapid  future  usefulness.  We  all  must  know  this 
plan  is  founded  on  a truthful  and  honest  basis;  hence  we  sincerely 
appeal  loudly  to  all  educators,  those  in  official  position  and  all  others 
who  can  without  prejudice  lend  a helping  hand  in  giving  it  the  widest 
publicity  possible,  to  the  end  that  we  may  eliminate  the  bad  and  save 

the  good.  _ 

Pro  Bono  Publico. 


Second  Edition. 


SPECIAL  NOTICE 

This  plan  of  taxation  is  copyrighted  and  published  not  for  pe- 
cuniary gain,  but  to  give  it  a name  or  identity,  and  to  accomplish  the 
purpose  for  which  it  is  intended,  viz.:  The  betterment  and  uplift 

of  the  entire  human  family  to  which  it  is  truthfully  and  lovingly  dedi- 
cated. Copy  will  be  furnished  free  to  any  city  adopting  it  and  com- 
plying with  the  author’s  request.  We  would  like  very  much  to  give 
it  to  all  the  people  gratis,  but  if  it  should  prove  very  popular— have 
a great  demand — it  might  lead  us  into  deep  water  financially. 
Hence  we  decided,  because  of  its  great  usefulness,  to  make  it  popular 
—if  possible  put  it  into  every  home— by  making  the  price  15  cents, 
which  is  about  the  cost  of  the  material,  printing,  circulating,  etc. 
It  can  be  had  at  The  Kendrick-Bellamy  Book  & Art  Co.,  corner  Six- 
teenth & Stout  Streets,  Denver,  Colorado,  or  address  No.  1101  Emer- 

son  Street,  Denver,  Colorado. 
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S,YS  ONLY  SANE  TAXATION  IS  TREATING  OP  ALE  -ALIKE 

„„ST  BE  GEKEB.VE,  UK.EOBM  ANB  B.V.BEB  E.UABB.  -'“OBB.Na  TO  V^EES^ 

^ T,  ur  OTT  ^_  \ sane  method  of  taxation  is  to  treat  all 

rke''«n  divSeBcr£rom  this  method,  no  matter  how  slight,  is  bor- 
t tg  on  the  hmne.  In  order  to  accomplish  this  it  will  be  necessary 

,0  adopt  a few  general  rules  and  „f 

1 Wo  will  first  define  a corner:  A comer  is  a o'  . . i 

‘r  r s 

■it  snMe“rto'bnild'’t;  spite  wall,  or  it  may 

“ Of 

stories  in  height,  all  the  rest  of  the  ground  between  these  two  walls  are 
inside  or  middle,  lots,  and  should  be  treated  practiea  ly  alike,  excep 
for  a slight  additional  valuation  for  those  nearest  to  the  coiner.^ 

o AVe  will  next  define  inside  lots  as  all  ground  not  included  in 
the  corner,  completely  shut  out  from  the  principal  street.  It  may 
melude  every  inch  of  land  hetwecn  the  two  spite  "-1^  -ke- 

enly the  usual  benefit  from  a cross  street  and  alley,  via.,  fiout 

rear  entrance. 

3 Utility  must  govern  all  value,  whether  inside  or  corner  lots. 

There  is  no  safer  or  saner  rule  applicable  than  the 

annual  rental  value,  or,  it  vacant  property,  the  probab  e "‘■“‘J' ’ 

lishcd  by  the  general  custom  of  the  immediate  neighborhood,  of 

reasonable  average  annual  rental  value. 

4 \11  lots  possess  a speculative  value  over  and  abo^e  tie  lea 
sonahle  average  annual  rental  value.  This  applies  alike  to  all  corner 
and  inside  lots  and  is  not  sub.ject  to  taxation  because  this  so-called 

speculative  value  is  iinascertainable.  Valuation 
t lining  the  worth  of  a thing,  or  the  estimated  worth  of  a thin„. 
iliffers  from  price,  which  does  not  always  afford  a true  criterion  of 
value,  for  a thing  may  be  bought  very  dear  or  very  cheap. 

5 The. so-called  key  to  a corner  is  speculative  value— a night- 
mare, a dream,  a delusion-is  chance;  it  may  never  materialize  nor 
unlock  anything,  and  is  not  subject  to  taxation. 


iSijtffw'eM 


(.  CousoliUation-.  Kach  irln^ 

spite  wall  in  a «»«’  The'hi"liert  tvpe  of  consoUaation 

utilit,-,  its  rental  and  real  '“Y; irenlire  block,  inolmling 
and  be  greatest  value  is  pioi  ueia  s«oml  liiglicst  type 

tbe  alley,  is  utilized  hy  one  “"“Y  ,,  is  operated  and  iiiaiiaged 

'“lu®  “ ^0  mfvlliror  lessens  as  tlie  amoi.iit  of 

by  oie  oiviier  He  value  ^,„„s„lidation  alivays  should  be 

Eh:.;;:  

men  s cind.  conditions.  . Und 

8.  Generally,  but  not  always,  the  more  owners  m a 

ness  block  tbe  less  value  it  has  The  ^,,eir  own 

'’'"’i,  It  is  almost  siiperflmms  to  say  we  cai.uot  tax  a thing  now 
taied  upon  present  cash  value  or  proportion  of  preswit  cas  i va  ue. 

■,  'f-  'xlETst  irEE'"Er'it  mEt'runiiEEE-nid  it 

mEtEeEpprrtioned  equally  according  to  value  “ Y,EEraEii'lutEly 
,e,  ally  be  levied  upon  prospeYve  "Y^rEEr/Eul  ir:'idious  cliserlm- 

^7“  i;rr;r;:r"p,e  mlcs  am  compned  with  a given 
aisessor  can  hardly  make  a serious  error  or  ' 

The  above  was  published  in  The  Denver  Republican  June  10, 1911. 

IT  REALLY  CONSTITUTES  OUR  PLAN, 

The  following  is  explanatory  and  is  inteYed  to  outline  ft'^Yuon 

-.1  city  can  .a 


5 


.,„„thcr  and  ns  in  better  pcrt'ecting  the  details  which  we  heartily  wd- 
To  the  end  that  we  niav  all  unitedly  eii.]oy  and  live  under  the 
:,hL  ,.,.,1  i„a.,itold  Wessings  of  the  ideal  or  perfect  system,  then 

\V(‘  shall  trnlv  call  the  whole  system  ours. 

origin  of  all  value  is  use.  henee.  imitormly  vYne  all  lands, 

improvements,  pels. I property,  franeliises.  riglits  ot  way.  railway 

propertv  docks,  piers,  wliarves.  liridges  and  all  otlier  pro|H>iti  i 
whatsoi-ver  kind  or  nature;  wliieli  is  s,ib.ieet  to  taxation,  at  its  n 

ciisli  value. 

A NEW  PLAN  FUK  FA^a’ALIZlXG  IWXATIOX. 

On  tho  liasi,  nf  the  reasoiiahle  annual  average  utility  or  probable 
otililv  if  vieanl  Take  onlv  tlie  iilility  of  ground  floor  to  ostablisli 
,be  value  of  lots.  To  estaWish  tbe  value  of  buildings  lake  H>e  ei't're 
Utilitv  or  if  vaeaiil  probable  utility,  evidenced  by  sworn  aiiiiiial  st.  t - 
of  both  lei, ants  and  owners,  penalizing  false  statement  repo  U 
Slight  modifications  may  be  made  by  ever  keeping  in  ' 

■Hllieriiio  eloselv  to  the  great  eontrolling  factor  iiuitoniiity  of  lit 
o,.  prolaiWe  ntllitv  to  aseerlaio  .iiist  value,  and  to  conform  to  tbe  sbi  - 
„,„rv  rcuiromcnls  of  taxation  of  the  diftVront  states  Ity  the  appl.ea- 
use  ot  snel,  regulations  as  shall  ace, ire  a vahiatioi,  to, 

taxation  of  all  property,  real  and  personal. 

This  annual  statistical  information  will  >>:ne  exact  justKi  to  al 
alike  it  will  favor  none  and  barm  none.  Xo  one  will  pay  on  bctit.ons 
or  EJuilalive  value.  All  will  pay  only  on  amount  received  or  reemv- 
able,  all  at  the  same  proportionate  value.  If  tins  s.vs  im  j' 

executed  ami  earrie.1  out.  it  will  he  the  most  ideal  and  .iiis  hod  tl  e 

,„i„a  has  devised  for  lari,,,,  all  cradl,  alike  aca,nh„„  U,  c.„„l- 

able  value. 

lYhei,  iiivostigatii.g  the  value  ot  business  bloeks  »'  '’‘■"''-y.Yi 
found  some  with  only  one  story  buildings  on  '“O Yr'.,  „f 

likewiso  0,1  lots  Nos.  3 and  +.  here  we  tnok  the  total  ^ '.l.p 
each  whiel.  admitted  ot  absolute  correct  coraimrison  to  ^ ' ,.|v 

value  ot  the  lots  alone,  then  later  value.1  ^ , d 1 e 

,0  aseertain  the  value  ot  the  1, . Hidings.  Y e then  de-Yc  'v  '■ 

iust  as  fair  and  ahsol.itely  eorreet  a basis  to  take  ' , 

It  the  ground  floor  and  basement  only,  no  matter  how  imp.oved,  to 

aseertain  and  compare  the  value  of  the  lots  alone. 

It  may  be  eontomlod  when  we  get  and  use  the  rental  value  of  tlie 
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ground  floor  only  to  measure  an  ^ t,e  first 

„-e  »y  so  doing  are  va  n,„g  ‘ ‘ ,,„,i„g  tl.at  part 

floo:  and  base.nent  noth  the  lot  ' ^ ^ the 

of  the  bnildinsr  twice  unless  we  *■'  ''•■  *'''*  '™  ,ie,,  it  stands, 

bui  ding  or  improvetnent  arg!unent  ^Ve 

Ob  .’iously  this  is  not  tiue  ‘ rent'll  value  of  ground 

sin  ply  use  this  knowledge  or  ex- 

flo.  r as  the  only  correct  ineasiumg  tape  w located, 

acUy  fit  any  piece  of  i,;,e  notbing  whatever 

;;  - 

at,  ly  on  the  basis  of  the  reasonable  annual  rental  ralue. 

TO  V UA’E  BUSINESS  PROPERTY. 

"‘■t 

0 e vate  of  rte  lots  without  the  “'h;'”'-”;;;, 

f!  i-: 

:;:uJ^ r be  t-m  wbieb  is  the  e..et  aamhrr  et  the 

0 ,r„er  is  worth  tuore  than  the  ad.,onung  ^ 5,„  t,,, 

1 .ate  all  chance,  guess  work,  , .art  step  with 

be  elastic  enough  to  go  up  or  down  f„„„  j.^ar 

, be  stationary.  rapi,l  or  slow  ,nm-ease  o.  l a ot 

,ear.  always  stable  an, 1 >™' ‘"i;;;;;;;;' „.e  go  beyond 

'lack  1/4  sphere  influence  and 

be  u block  line,  we  are  .oan.oa.  nng  ' front  the 
,,lne  of  the  next  corner,  all  ot  wbu^^^^ 

me  we  have  .lUst  xaluet  • ' , . i„fluenee  need  not 

.N-o.  1.  and  the  3rd  and  4tb  block  en.joys  prac 

he  taken  into  special  ,,e'reentage  of  valne  of 

tically  the  same  benefi  s ■ correct  value  of  odd  feet 

the  full  or  standard  size  lot  to  ascertain  the  comet 

or  inches  in  depth  or  width. 

TO  V\LUE  RESIDENCE  PROPERTY. 

,„a  iltp.:aetieable  ^ 

:::s:«^i::ef:d  =’..0  sughtly  di«erent  methods,  both 
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ni  valuing  the  lots  is 

viding  they  use  the  corrcc  asii>  o ‘ 

equally  true  in  valuing  personal  the  different 

all  other  ‘'“j]  XCtin- and’conuuanding  just  how  this  shall 

states  vary  someuhat  in  due  ■ ^ others.  In  all  cases  the 

be  done,  some  go  into  grea  ei^  t e a>  recognizes  and  wel- 

statutes  must  be  will  be  sufficiently  explicit  to 

STe  a;;ne  with  average  intelligence  to  make  correct  application 

of  the  SHIUG,  ^ iz.  . 

In  all  cases  value  the  land 

separately,  then  add  the  two  *"y  I'^l'propcrtv  franchises,  rights 
formly  all  lands,  iniprowmenl^  pi  s b'ridges,  and  all  other 

of  way,  railway  propert.i.  coc  p * ■ ■ subject  to  taxation  at 

property  of  toho«"I<(c  niniiial  arenge  utility 

ifs  full  cash  value.  «»  »m  and  use  ot  such  regu- 

„r  proiioMc  utility  H bi  he  ajip  property, 

bu'nus  as  shall  secure  a jnst  valuation 

ival  and  personal.  Ma|>s  shoii  i J ‘ j ...b.e  per  front 

f„„.  „f  a vacant  inside  ^^p.ess  and  resi- 

ligiires  to  show  maiking  o i , , ^ ,•  ...issiiig  or  not  valuing 

aenec.  This  will  olj.--;  .p  gb,„,.e.  Acre 

each  piece  ot  proput\  . ■ , Unihirs  ucr  acre.  These  maps 

property  should  be  marked  t le  piuc  n ^ '.j  nniform  scale, 

Uilild  be  arranged  in  ot  any  tax- 

ami  re-marked  eaeh  year  o na  ion  , j-  niaps.  charts, 

psyer.  together  'vit^^.o  o,.m,  dom^  „„ 

the.,  of  the  assessor  s oihi  . - 

honestly  and  4 . p.;,  bJoause  tlmu.gH  tills  and 

,lhne”  or  graft  in  miinioipal  go^elnn  , 

the  eoiinty  treasurer’s  ,.ffice  come  the  smews  of  wai  . 


It  may  be  said  no  rent  '»“‘y*7;y;';4y’;;bbt  4't-stomThc 
,£  ao.  It  is  impossihie  to  separa^^  d J.  on.  that  w 

building  or  impixnemci  . ^ technical  theory  it  might 

building.  Obviously  this  is  ^ 

be  correct  hut  in  practice  jg  impos^siblo.  The  build- 

both  be  used  together,  one  vi  ^ 

ing  must  have  a place  on  nc  ■ t 'relative  value  between 

it  for  fair  or  reasonable  returns,  hence  theie  is  a 


s 


tli:^  vjR'iUlt  ground  ami  the  building.  Ao  b<ltcr  or  jaircr  hosts  con  hc 
inul(  than  to  take  the  utility  or  rent  or  probable  utility  or  rent  if 
v;  rant  of  the  ground  tloor  or  principal  story  only  to  as(‘ertain  and 
(•(  mpare  the  value  of  one  vacant  lot  with  another. 

I'lie  above  cori'ect  deliniti(»n  of  a corner,  tlie  illustration  of  which 
is  perhaps  .somewhat  magnitied.  'fhe  so-called  spite  walls  generally 
n eau  a strip  .')(»  feet  wide,  or  two  of  our  lots,  we  belic've  never  less  in 
tie  entire'  business  district,  calls  forceable  attention  to  the  fact,  that 
s(  me  rea.sonable  provision  should  be  made  regulating  the  use  of  busi^ 
n 'ss  corners.  I’n'venting  any  owner  by  law  ti'om  destroying  or  de\i- 
t<  lizing  the  oi'iginal  iidierent  value  of  the  lull  oiK'-(iuartcr  block  from 
the  best  or  principal  street— l>y  ownership  or  u.se  of  less  than  that 

a nount. 

Obviouslv'  this  is  a community  moral  and  public  wiong.  calling 
1(  udly  for  a remedy.  ^Vould  it  be  for  one  moment  allowed  in  Uer- 
II  any  ? In  (Germany  a community  right  prevails  over  private  usurjia- 
t on  or  lessening  of  communal  value  iu  a given  cornei'  and  either  abso- 
kite  prevention  (of  this  well  recognized  public  wrong)  or  annually 
I enalizing  the  small  strip  on  the  corner  to  the  full  amount  it  lessens 
t le  value  of  balance  of  the  one-ipiarter  block.  Any  competent  court 
of  equity  in  the  Tnited  States,  by  either  permanently  enjoining  the 
\ rong  or  imposing  an  annual  tine  or  tax  for  such  time  as  the  wiong 
1 lay  exist,  undoubti'dly  would  enfori'e  this  rigln. 

AVhy  should  a City  lose  this  (in  some  cases  immense)  extra  value 
cicli  year  for  taxation?  Does  not  the  City  p(  r sc  by  its  inhabitants 
create  all  demand  utility  or  value?  If  so.  who  will  dare  say  it  has  not 
t le  right  to  regulate  what  it  produce.s— to  prevent  the  loss  of  this  great 
(conomic  value.  Thereby  making  Kith  or  tin'  best  street  property, 

( ut  of  cross  street  or  cheap  lots. 

Is  it  not  contrary  to  the  assessor’s  official  oath,  as  w’cll  as  silly 
ind  ridiculous,  to  try  to  save  this  loss  by  shifting  the  extra  value  on 
the  adjoining  lots,  which  have  just  been  robbed  and  deprived  of  all 
(xtra  earning  power  or  corner  induence  they  originally  possessed? 
s this  not  adding  insult  to  injury  ? Is  this  not  exactly  what  the  pres- 
int  system  of  taxation  is  doing?  Is  it  not  what  nearly  all  other 

svstems  have  been  doing?  Is  this  not  the  proper  time  to  discard  all 
< uch  unfair  and  unjust  systems?  Is  it  not  the  proper  time  to  at  once 
; ecept  and  adopt  the  Napoleon  Wagner  System  of  absolutely  fair  and 
honest  taxation  to  rich  and  poor  alike,  and  e.speeially  wdien  we  have 
,.nd  can  find  nothing  nearly  as  good  to  take  its  place? 
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It  is  truly  said  we  ought  not  to  tear  down  unless  we  offer  some- 
thing better  to  replace  the  dejiosed  structure,  method  or  system.  Ours 
is  an  entirely  original  and  new  plan  which  can  only  give  exact  justice 

on  the  mutual  plan  of  common  honesty. 

OBSERVATION  ON  TANATION. 

The  origin  of  all  value  is  use  or  probable  use.  All  the  so-called 
units  which  are  used  as  a convenience  to  measure  with,  are  but  frac- 
tional parts  of  a normal  sized  lot.  Their  correct  value  can  only  be 
ascertained  by  utility.  If  this  is  true  of  the  unit,  it  is  doubly  true  of 
the  full  sized’lot.  The  seyiarate  utility  or  value  of  the  front,  middle  or 
rear  part  of  a standard  sized  lot  or  jilot  is  nnascertainahle.  Any 
attempt  to  do  so  will  be  vague,  indefinite,  impracticable  and  can  only 
result  in  chance,  gue.ss.  discrimination  and  ultimate  failure,  for  want 
of  feasible,  demonstrable  utility  as  a correct  basis.  Correct  value 
established  by  utility  or  probable  utility  can  only  be  had  by  using  as 
a basis  the  entire  standard  size  lot  or  plot  or  some  practical  proportion 
of  the  whole.  Then  use  simple  percentage  of  value  of  the  standard 
size  lot  to  ascertain  the  value  of  odd  feet  or  inches  in  depth  or  width. 
Xot  a pcrceniacic  or  tabic  based  on  a greater  value  for  the  front  than 
the  rear,  or  any  other  part  of  the  standard  sized  lot.  This  will  posi- 
tively interdict  and  justly  prohibit  the  use  of  any  and  all  units  or 
tables  of  percentage,  based  upon  a value  of  one  part  more  than  any 
other  part  of  the  standard  size  lot.  Naturally  this  will  prohibit  the 
use  of  the  IIoffman-Neill  rule,  now  in  rise  in  New  York  City,  the  Chi- 
cago plan,  the  Philadelphia  plan  and  the  Somers  or  unit  system,  etc., 
because  all  of  these  cities  use  a unit  foot.  1 foot  front  by  100  feet 
deep  aivay  from  all  corner  influences, .etc.,  to  measure  with,  or  other 
methods  which  are  based  on  a greater  value  than  its  size  is,  in  propor- 
tion to  the  whole  or  standard  size  lot. 

It  must  be  borne  in  mind  the  unit  is  a convenience  only  in  making 
comparison ; it  has  nothing  whatever  to  do  with  value.  The  unit  must 
depend  upon  utililg  to  give  it  the  proper  value  or  all  will  be  out  of 
proportion  to  relative  value.  If  a unit  of  any  size  is  used  to  measure 
with,  it  must  be  based  on  the  fractional  part  of  the  standard  size  lot, 
hence  its  value  will  be  in  exact  proportion  to  its  size  of  the  whole  lot. 
If  the  unit  used  is  $100.  too  high  or  too  low  in  measuring  a lot  fifty 
times  its  size,  it  will  render  value  fifty  times  $100.  or  $,o,000— out  of 
proper  proportion  to  the  correct  value  of  the  lot.  Experience  shows 
it  is  generally  too  low.  Can  any  city  afford  to  lose  all  this  immense 


n ethocls  obsolete  ? 

\,  far  as  we  taow  there  is  no  l.lai.  or  system  m i.sc  an 
V here,  except  the  one  we  ri.!ihi'rtvmhc“o  Tstly  or 

' “it^nt!  it  is  so  short  anr,  sin,p,e-a  chih.  ca.t  tnuter. 

vling  tots  with  t,.e  same  ‘it’onr  " 

, locks  sinnlarly  f o u t i c ti,,„  that  it  does  likewise 

':^:r;::^hXrI-ort.  nextetm.^ 


lairful  taxation  must  be  a blanket  or  cover  of  uniform  thick- 

klal  \AbAE.  neie  .ni„lied  unifonnlv  aecording  to 

H tor  granted  if  the  tax  ts  ^ „o,.„rdi«9  to 

number  locatnn.  anr  pos.  H tallacions  error  and  argu- 

value,  whudi  is  i.u  ti  i • Atro  ‘ind  k in  nrettv  general 

.nent  has  been  adopted  in  the  assessor  s othce  r d is^n 

uae  through  the  cou.dry.  ^ hX  -h™-  ,hen  all 

l>av  on  valuations  ot  troin  o - to  o praeticallv 

-ive > 

;;:«':;^:m:^,udhenadiea 

locate  value,  and  especially  the  pern, cons  percentage  tables 

nearly  all  on  a false  basis.  , lOnck 

To  illustrate,  an  assessors  oth(  lal  Ivu  ; , , 600 

ore  as  follows,  viz,:  Lots  1 and  2.  *2,,,V.«I,  -ot^  ^ 

Hence  1 and  2 pays  on  valuation  ''V'  /;;:;!:tiol.  tf  ti.ues 

as  much  3 any-  "''™. i,v  each  30  days  ,-cut  i-cceipts  of 

-r;:r  -f 

r:::^;:i:^'ra;:2  shoun  p»y  5,«8 hI:;::;; 

equals  ^445,008,  but  as  it  only  pays  on 
fore  entirely  escapes  paying  on  a a ua  ion  < • 

3 and  4 are  valued  at  $20,300  more  than  Nos.  o and  6 and  $.hn 
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th  in  Nos  7 and  8;  is  this  not  ridiculous,  from  15%  to  50%  when  all 
have  the  same  ground  rental!  What  is  true  of  this  block  and  corner, 
,s  prm-tically  true  of  evety  other  simularly  situated,  to  a grater  or 

I, .,s  degree,  in  the  enti.e  business  district  in  many  cities.  ^ 

o Tot  corners  escaping  payment  for  from  *100,000  to  nearly  *200,000 
deb  vear  while  on  its  api.arent  face  it  does  not  seem  to  make  so  muel 
d'itfeicnce  where  four  or  more  corner  lots  are  held  by  one  ti  le.  5 et 

II. H  is  an  enornioiis  error,  because  this  greater  tax  value  should  be 
apportioned  to  all  other  tax  payers  in  the  eity,  lessening  each  one 

tax  to  that  extent. 

AVe  believe  it  is  apparent  that  each  lirst  and  second  lot  on  everj 
eorner  in  tlr  entire  busine.ss  district  will  be  greatly  undervalued,  viz., 
.inproximatelv.  The  following  tabulated  figures  do  not  represent  an 

:;:;r loss  n;  escape  payment,  but  it  does  " 

or  discriminatory  loss,  in  addition  to  a very  great  total  loss  of  value, 
which  proves  the  imparative  ncccssitij  of  just  equalization. 


Blk.  209  Lots  31  and  32^/^caJ  ratio  3.S0  Escapes  Payt.  on  Val.  ?104,240 

Blk.  209  Lots  land  ! Tcc  Escapes  Pavt.  on  Yal.  94,960 

Blk.  19o  Lots  1 and  ^feapes  PaVt.  on  Val.  204,000 

Blk.  140  Lots  31  and  32=7.ca<  latio  4.  ^«a 

Blk.  141  Lots  li  and  18— Lent  >atio  . v „ p yak  105,633 

Blk.  196  Lots  17  and  18==^^'«  « if.  ; on  Yal.  403,075 

Blk.  98  Lots  1.5  and  16  = Kch  a o 6.2.o  Esc^apes  Paj  t. 

Blk.  161  Lots  1 and  - — Escapes  Pavt.  on  Yal.  88,829 

Blk.  76  Lots  31  and  ! o'  FscaUs  Pavt  on  Yal.  28,500 

Blk.  40  Lots  17  and  Escapes  Paid  on  Yal.  281.386 

Blk.  128  Lots  17  aiKM8=77c«  ratio  4.82  Es  apes  i a>t 

' Blk.  128  Lots  1.5  and  16^K;;«  ratw  4...  gcapes  Pa>t.  on 

Blk.  196  Lots  31  and  3-  'f  Escapes  Payt.  on  Yal.  84.680 

Blk.  175  l^ts  Lo  and  16=7^”^,  Tok  kr-a nes  Pavt  on  Yal.  93,180 

Blk.  161  Lots  31  and  2=  ten  ratio  ..’5  gc apes  ^ajt  o^^ 

Blk.  209  Lots  L5  and  16  — /.c«f  >ati)  ■ - ' p ^ yal.  164,900 

Slk.  130  Lots  17  and  18=J,>en  ratio  3T^5  Escapes  Pa>t.  on 

Blk.  107  Bots  _ 15  and  ‘ , ratio  V,.54  Escapes  Payt.  on  Val.  2p,So0 

Blk.  161  I^ts  lotio  4 66  Escapes  Payt.  on  Val.  271, 3S4 

Blk  107  Lots  30.31  and  3-  — A » F<?ranes  Pavt  on  Val.  262. 13( 

Plk.  140  Lots  17-18  19  and  20  = /tmU  ^ Escapes  Payt.  on  Val.  127,482 

Blk.  129  Lots  13-14  10  and  krner  is  worth  more  than  the  ad- 

1oin/r;mrs':rJptlkm^^^^  B.l«are  feet,  established,  hy  utility  of  the 

t^r  an  mal<e  the  best  possible  use  all  should  be  as^ssed 

at  the  same  relative  value.  Ve  .pid,,e  . , 

present  heuee  the  reasonahle  annual  average  past  ami  piesent  ca. 

■e«(  o,-p,-0h,,hU  „im  is  ne  proper  lest  for  correet  has,s  of  rai««'<^ 

eilker  for  sole  or  assess, neot.  There  iz  uo  better  or  mm-e  e «t  test 

of  true  value.  Reeordeil  leases  for  future  rent  n inesp 
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lilts,  which  may  he  voided  or  hrokeii  at  will  (.f  tenant,  is  like  a rope 
if  sand,  of  little  helj)  in  arriving  at  real  val  ie.  An  occasional  odd 
;ale  may  be  high  or  low  and  likewise  misleading  in  arriving  at  real 
,alue.  But  practical  every  day  utility,  cash  rent  in  hand  each  30 
lays  never  misleads  any  one.  and  on  this  you  ean  always  hank. 

If  we  analyze  and  study  the  foregoing  liguivs  carefully,  it  will 
le  easy  to  see  that  a great  injustice  will  he  dmie  and  over-assessment 
)f  every  3rd.  -Ith,  5th  and  tith  lots  owned  and  used  independent  of  the 
‘orners  in  the  entire  business  part  of  the  Cdy.  Because  it  is  an 
istahlished  fact  and  truth,  proven  hy  utility  sales,  leases,  rent,  etc., 
which  are  the  safest  aiul  best  basis  of  all  value,  backed  up  by  the 
•ommunity  opinion  of  the  very  best  real  estate  men.  viz.:  That  these 

Ird,  4th,  5th  and  6th  lots,  where  owned  separately  and  used  separately, 
ire  worth  only  a very  small  per  cent  more  than  lots  in  the  middle  of 
inv  given  block. 

No  system  or  tables  which  finds,  locates  or  renders  two  or  more 
•orner  lot  values  the  same  r((/ardhss  of  ownership,  not  who,  but  1,  2 
or  more  owners,  etc.,  under  the  best  possible  management  can  be  appor- 
tioned equally  according  to  value.  This  separate  ownership,  use,  etc., 
is  entirely  different  and  very  much  less  value  where  cut  up  into  small 
lioldings.  Tables,  scales,  measures  and  methods  must  make  exceptions 
in  these  eases  if  apimrtioned  equally  according  to  value.  Let  us  not 
call  any  method  scientific  or  eipiitable  which  renders  such  errors  and 
injusfiee.  Other  fairer  methods  must  be  apjilied  to  fit  these  excep- 
tional cases  if  justice  and  equity  are  had. 

it  condones  the  wrong  and  indeed  puts  a high  premium  on  lots 
1 and  2 for  appropriating  to  itself  and  for  its  own  use  all  the  greater 
value  3,  4,  5 and  6 or  more  inherently  possessed  until  they  were  de- 
harred  by  the  act  of  Nos.  1 and  2 of  erecting  a barrier  or  wall.  Saying 
thou  shalt  come  so  far  but  no  farther  or  1 will  shut  your  light  out. 
Not  only  daylight  but  all  ju-ospects  of  i*xtra  financial  light  as  well. 
This  may  be  according  to  our  standard  of  commercialism,  legal  and 
customary,  but  does  not  relieve  it  from  being  a moral  and  community 
wrong.  If  all  business  corners  were  so  used  it  would  prevent  all  large 
and  valuable  use  of  every  kind,  which  must  have  large  door  space  as 
well  as  light  and  air  from  the  corners.  It  is  safe  to  say  it  would 
destroy  nine-tenths  of  the  big  and  very  besl,  business  in  your  city. 
Do  you  want  to  encourage  small  business  or  sulfer  it  to  destroy  millions 
of  value  of  large  business;  or  do  you  want  to  encourage  beautiful,  large 
airy,  light  uniform  buildings,  suitable  for  all  purposes?  If  so,  then 
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you  want  to  encourage  mutual  or  otherwise,  consolidation.  In  con- 
solidation and  use  of  lots  not  mm-ely  1,  2.  3.  4,  but  5,  6,  7,  8 or  more 
lie  the  great  economic  value,  not  only  to  the  owner  or  owners,  but  to 
the  entiri*  community.  This  view  should  always  be  encouraged  bj 
assessors  or  others  having  official  control.  Instead  of  letting  1 and  2 
off  each  year  by  nonpayment  of  taxes  on  valuation  of  !{'lfi8,508  or  more 
as  jiroven  by  income.  Should  it  not  be  jienalized  with  some  extra 
taxation,  not  only  for  depriving  all  other  lots  of  their  inalienable  and 
natural  rights  which  might  share  in  this  extra  valuation,  but  they, 
Nos.  1 and  2.  by  their  will,  act  and  conduct  permanently  deprive  the 
community.  City,  county  and  state  of  a large  amount  of  taxes  annu- 
ally. which  would  be  derived  if  reasonable  consolidation  were  had  or 

1 and  2 be  required  to  pay  their  fair  share. 

To  my  mind  the  weak  spot  in  mo.'^t  systems  is  in  making  no  differ- 
ence in  valuing  a corner  of  one,  two.  threi^,  tour  or  more  lots,  where 
the  ownership  and' use  are  in  one  or  more  jiersons.  'W  e all  know  it  is  a 
demonstrable  fact  when  cut  up  and  used  in  small  tracts  the  less  value 
and  use  it  has.  To  illustrate,  take  four  separate  owners  and  usei^s 
of  the  four  separate  lots  on  any  given  luisiness  corner  of  say  25x125 
feet.  The  oidy  one  out  of  the  four  who  would  be  justified  by  pru- 
dence and  good  business  judgment  in  erecting  a fine  building,  say  12 
stories  or  less  high,  would  be  No.  1 on  the  corner.  This  would  so 
devitalize  the  other  sites  of  Xos.  2,  3 and  4 that  if  they  erected  the 
same  style,  height  and  cost  of  buildings  on  their  respective  lots  each 
would  be  so  dark  and  undesirable,  practically  a tunnel  25x125  feet, 
with  but  little  light  from  front  and  rear.  That  if  they  could  be  rented 
at  all.  pei'haps  for  not  much  more  than  these  systems  would  demand 
of  each  to  help  pay  the  tax  of  No.  1,  which  completely  sapped  the 
corner  influence.  And  at  the  same  time.  No.  1 might  be  deii%ing  a 
golden  income  of  its  sweet  corner  infiuence  of  3,  5,  or  10  times  more 
than  2.  3 or  4.  or  all  of  them  combined.  Yet  this  makes  no  difference, 
so  says  some  of  these  systems.  We  prefer  to  reserve  our  say.  But 
submit  to  any  cool.  sane,  unbiased,  uninfluenced  fair-minded  men.  if 
this  is  not  enough  to  condemn  all  such  systems.  Shall  these  four  eases 
all  be  tam'd  with  the  same  stick  and  weighed  with  the  same  loaded 
scales  for  the  great  profit  and  benefit  of  No.  1 and  to  the  gieat  injury 
and  damage  to  Nos.  2.  3 and  4.  If  this  umpiestioned  fault  cannot  be 
recognized  and  properly  repaired,  must  we  not  in  fairness  to  all, 
quickly  condemn  the  whole  system  or  our  assessors  for  adopting  it  ? 
This  corner  influence  has  greatly  troubled  all  systems  for  ages.  It  is 
comparatively  easy  to  value  inside  lots  by  any  fair  svstem. 


.Many  millions  of  dollars  of  land  values  in  Denver  escape  all  taxa- 
tioi:  owin'g  to  present  and  past  methods.  This  we  believe  to  be  a eon- 
.seio  ative  estimate.  The  same  is  probably  true  of  most  American  cities. 
Thii  statement  sounds  iierfectly  incredible,  until  it  is  explained  that 
iiimt  of  the  methods  or  systems  now  in  use  are  of  Ihe  kind  that  taxpay- 
ers are  expected  to  pay  for,  but  are  not  expected  to  know  anything 
about.  We  now  offer  you  a system  as  simple  as  the  a,  b.  c’s,  which  yon 
can  all  easily  nnderstand,  and  the  sum  total  of  cost  to  put  it  into  effect 

is  iiverage  eomnioii  sense. 


Underlying  all  shortcomings  of  American  municipal  government 
are  ignorance  and  indifference  of  the  taxpayers,  brought  about  by 
slninefiil  and  ruthless  disregard  of  fair  and  honest  protests  of  indi- 
vicual  rights.  This  can  easily  be  changed  by  education,  winch  all 
ta>  payers  will  eagerly  seek,  only  when  assured  of  absolute  equality  and 
fai  -ness  to  all  alike.  To  illustrate.  Uniformity  in  appearance  on  its 
face  does  not  make  nnifurmity  of  vatuc.  It  reiiiiires  use  or  utility  to 
e.stibli.sh  uniform  value;  there  is  no  other  way.  This  mse  or  utility 
va  'ies  with  almost  every  business  corner,  hence  it  is  rank  discrimina- 
tio'i  to  tax  all  lots  alike,  simply  because  they  ai'c  numliered  alike  or 
lo(  ated  alike  or  are  alike  with  eorresponding  lots  in  adjoining  or  other 
bh  cks.  Courts  bold  discrimination  is  unconstitutional. 


What  every  commnnity  needs  is  a permanent  taxpayers  organiza- 
tu  n,  clothed  with  ahsotnie  authority  to  hear  all  worthy  complaints  and 
right  every  wrong.  Then  give  its  daily  routine  work  the  widest  pub- 
licity and  you  cannot  fail.  Not  tbe  ordinary  taxpayers  league, 
la  gely  political,  clothed  only  with  advisory  powers  to  find  fault,  make 
general  complaint  and  do  nothing.  This  permanent  organization 
•wniild  be  a great  power  in  solving  civic  problems,  supervi.sing  expendi- 
ture, tax  levy,  budget,  relative  value,  etc.,  etc.,  but  you  must  get  tbe 
ri  fiit  men — not  failures  or  office  seekers. 


We  challenge  any  honest  man  to  find  just  fault  with  the  basis,  faii- 
inss  and  aniline  of  our  proposed  plan.  We  well  know  many  details 
si  oiild  and  will  be  added,  as  in  years  to  come  they  materialize  and 
civstalize  into  proper  form  and  use  for  a-hiptmii  If  this  cannot  be 
dene  tben  let  us  quickly  adopt  it  and  all  for  once,  enjoy  a square  and 
c(  nal  deal;  and  forever  cut  off,  shut  off  and  put  a permanent  stop  to 

all  special  privilege. 


We  mistake  the  temper  of  the  Denver  taxpayers  if  they  are  going 
t(  stand  for  such scientific  work scientific  escape  of 
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,„,yiiiK  01,  millions  of  value  liy  llie  lev,  vlio  can  most  o,  all  afford  to 
Dav  their  full  and  fair  share. 

^ Fair  equal  and  absolutely  just  taxation  should  be  made  a para- 
unl  is’sue  in  every  citv.  village  and  hamlet,  and  kept  permanenth 
before  the  people  until  adopted.  ^Vhat  we  want  and  must  have  is  per- 
Lmriit  ofjaLno,,  o/  .u.ccrc  a.Jn.cIcs  to  Ml  m/o™,  Jtm  l«pte  o 
the  existino  evil  ami  elearlv  ,, oi.it  the  ««,v  to  a praet.eal  .ami  e s . 
remedy.  Then  yon  can  trust  the  people  for  prompt  and  accuiat. 

—The  people  have  the  Hiial  say— 

Obvioiislv  1 ami  2 are  so  preeil.v  and  bold  they  are  not  merely 
satistied  vltl.'deiirivi.ig  Xos.  3.  4.  5 and  B of  their  ...alienable  eainm 
„o,ver  utilitv  ami  value,  but  are  shift.ng  a large  part  of 
lln.-e  of  taxes  aumially  ou  these  ,...or  lots,  vh.eh  they  have  .)ust  de- 
p Thev  have  no  right  to  do  either.  Fi,-st.  th.s  extra  burden 

u.ust  lie  shift, d back  where  it  rightfully  belongs  on  - 

r«,d  « must  ask  o„r  eonrts  if  Nos.  1 and  2 have  a lega  right  o do 
this  triek.  without  being  penalized  annually  to  make  uhole  a le 

neiohhoriiig  lots  wliieh  suffer  in.iury  and  damage.  ..ee  in. 
bloeks  for  j, ,.<(/!/  e./i.oliri,i9  and  fairly  eompariiig  the  two  raetluuls. 


BLOCK  NO.  161,  EAST  DENVER, 

Valued  by  the  Somers  or  Unit  System. 
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Land  value  of  the  same  block  as  appears  on  the  opposite  page  herein, 
according  to  the  present  method  of  the  Somers  or  Unit  System  now  being 

trie  i in  Denver.  _ . , w 

A—The  amount  of  over  valuation  of  each  inside  lot. 

B=The  amount  of  under  valuation  of  each  pair  of  corner  lots. 

C=The  per  cent  of  annual  rent  on  value  of  each  lot. 
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BLOCK  NO  161,  EAST  DENVER, 

Valued  by  Our  Proposed  System. 
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Land  value  of  the  same  block  as  appears  on  the  opposite  page  herein,  ac- 
cording  to  utility  or  present  honest  earning  power. 

A:^  Monthly  rental  value  of  each  lot.  . . 

B=Per  cent  added  to  all  lots  because  of  their  proximity  to  corners. 
C=The  per  cent  of  annual  rent  on  value  of  each  lot. 

D=For  the  base  or  apparent  discrepancy  of  value  see  next  pagein 
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Here  is  the  same  block  and  Ihc  same  rental,  valued  by  each  metJiodr 
total  value  of  the  entire  hlock  remains  the  same.  Oiir  syston  re- 
es  the  extra  unwarranted  and  unjust  burden  from  the  inside  lots 
lie  corners,  where  we  demonstrate  and  prove  liy  income  it  justly 
ngs.  In  valuing  this  block  we  \vere  refused  information  on  ground 
’ mital  of  values  of  lots  from  No.  11  to  No.  16  inclusive.  Here  we 
pted  in  lieu  the  known  rental  value  of  the  in-arest  corresponding 
lie  also  accept  as  a basis  the  Somers  or  unit  systems  value  of 
de  lots,  ivhile  this  is  not  correct  hy  $1,500  oiu  r value  on  lots  Nos. 
to  28  inclusive,  and  a few  discretionary  matters,  but  it  is  near 
ugh  for  our  present  purpose  of  comparison.  It  clearly  shows  how 
and  flexible  it  is  to  adapt  our  plan  to  any  condition,  no  matter 
’ complicated.  If  we  can  value  one  block  correctly  we  can  value 
entire  city  the  same.  We  are  persuaded  to  feel,  because  of  its 
olute  honesty  and  fairness,  it  will  find  favorable  recognition  and 
haps  speedy  and  universal  adoption,  especially  among  the  large 
es  throughout  the  world.  Because  here  is  where  inestimable  value 
economic  civic  hoTiscke(‘i)ing  can  be  practiced,  utilized  or  ivastcd. 
illustrate,  take  iUauhattan.  New  York  City:  A part  of  the  Flatiron 
Iding  site  brought  nearly  :j<l  1 .U0(),()00  an  acre.  “Key”  plots  and 
er  desirable  bits  down  town  have  sold  at  the  rate  of  $24,000,000 
$28,000,000  an  acre.  It  is  said  some  sales  have  been  made  recently 
building  sites  alone  at  the  rate  of  .$38,000,000  an  acre. 

It  is  generally  conceded  3rd  and  4th  lots  Irom  any  coimer  in  a 
.idence  district  is  of  less  value  that  lots  in  the  middle  of  a block, 
d especially  when  the  coiner  lots  are  vacant,  because  of  the  cou- 
nt menace  and  danger  of  an  undesirable  building  obstructing  the 
‘W,  light,  air,  etc.  This  same  rule  holds  good  in  any  business  dis- 
ct.  Is  it  not  true  that  1 and  2 may  front  their  little  stores  to  the 
incipal  street  and  bark  their  rear  doors  up  against  3 and  4?  Or,  if 
md  2 erects  a large,  stylish  buihling.  does  it  not  completely  shut  out 
md  4 by  its  permanent  side  wall?  If  this  is  true,  then  3 and  4 can 
ly  derive  the  same  general  temporary  inenase  oj  value,  because 
No.  1 and  2’s  stylish  building  in  common  with  all  other  lots  in  the 
iddle  of  the  block,  except,  perhaps,  a slight  additional  value  because 
its  nearness  or  proximity  to  the  corner.  A fortiori.  As  the  city 
Dies,  the  activities,  necessities  and  convenience  of  a large  population 
eat  an  immense  increase  demand,  utility  and  value.  Ke.\l  perma- 
■:XT  VATATE.  Are  not  all  lots  by  nature  entitled  to  share  in  this  value 
ike,  proportionately  with  the  fair  or  reasonable  use  of  the  block, 
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which  is  not  created  or  produced  by  any  individual  or  any  individuals 
improvements,  but  by  all  individuals  collectively?  If  this  is  true, 
then  does  not  1 and  2’s  stylish  building,  no  mattm-  how  costly,  become 
a constant  hindrance,  menace  and  permanent  damage  to  all  lots  to 
the  middle  of  the  block,  preventing  them  from  sharing  proportionately 
equal  in  this  unearned  increment,  which  they  are  justly  entitled  to? 

Buildings  do  not  produce  value — the  people  do  and  in  proof 
of  this  statement : Let  all  the  people  leave  a town  and  what  value 

will  the  buildings  have?  No  one  has  a moral  or  legal  right  to  suffer 
their  property  to  become  an  obst ruction  to  the  neighborhood  than  they 
have  to  commit  a nuisance.  An  unreasonable  persistent  vacancy  may 
be  construed  as  a legal  obstruction.  Oppose  the  obstruction,  whether 
on  corner  or  inside  lots,  as  all  other  wrongs,  by  reasonable  annual  tax 
or  tine,  until  it  is  removed,  never  by  undue  harsh  means,  confiscation, 
or  by  abolishing  private  property  in  land. 

If  wealthy  men  and  corporations  seek  to  avoid  in  keeping  back 
from  the  state  what  properly  belongs  to  it,  his  or  their  ju.st  share  of 
tin*  public  bur.lens;  who  crawl  out  of  the  payment  through  fraud  or 
favoritism,  are  all  such  not  only  moral  but  legal  grafters  as  well? 
Should  they  not  recognize  their  turpitude?  Is  this  not  one  of  the 
principal  causes  of  dissatisfaction  on  the  part  of  small  property  own- 
ers? Who  is  to  lilame  for  this  ingratitude  but  the  wrongdoers  them- 

Will  not  a passing  glance  at  the  map  of  this  year's  assessed  valu- 
ations in  the  Denver  business  district  show  hundreds  of  grave,  unjust 
discriminations,  perhaps  wor.se  than  ever  before? 

Mr.  and  Mrs  Taxpayer,  are  you  not  one  of  a large  per  cent,  pay- 
iiiii  not  only  your  own  tax.  but  paying  so  high  a tax  that  someone  else 
just  as  well  Jr  better  able  to  pay,  is  not  paying  his  or  their  fair  share? 

Think  it  over — then  join  the  permanent  ta.x:  payers  organization, 
whose  duty  it  shall  be  to  hear  every  just  complaint  and  right  every 

wrong. 

When  we  first  startl'd  to  investigate  these  systems  of  taxation,  it 
was  from  a personal  or  selfish  interest,  but  have  long  since  dropped 
the  personal  interest  point  of  view.  Now  we  feel  is  it  an  important 
duty  to  aid  all  we  can  in  righting  this  great  public  wrong,  because 
the  more  we  dig  and  study  these  systems  and  figures,  the  lilacker  they 
look.  - Not  unlike  a seething  mass  of  corruption,  if  the  former  methods 
were  rotten,  the  present  looks  doubly  so.  We  now  believe  it  is  an 
imperative  duty  we  owe  our  conscience,  our  neighbors  and  the  public 


20 


in  aiding  to  the  full  strength  of  our  feehle  ahilily  in  making  tliese 
systems  and  tlieir  figures  plainly  ami  (dearly  before  all  the  peo[)le,  and 
especially  all  the  taxpayers,  and  then  let  them  deride  what  they  want. 

Have  we  not  brought  forth  reidain  farts  whirh  go  far  to  confirm 
the  c pinion  very  generally  held,  that  systeuiafir  eftcrts  have  been  made 
by  11  any  assessors  to  favor  the  rich  corner  owneis  and  throw  the  great 

burc  ell  of  taxation  on  the  middle  class  and  jioor. 

There  is  probably  no  sort  of  law  bi-eaking  whitdi  is  undertaken 
with  such  lightness  of  heart  and  smdi  eontident  attempts  at  self-justiti- 
catii  n as  in  the  form  of  under-valuation  and  ovm'- valuation  of  adjoin- 
ing uisiness  lots  by  assessors. 

My  great  and  earnest  desiri'  is  to  unseltishly  get  this  important 
and  just  principal  thoroughly  reorganized  and  permanently  establi.shed 
for  he  love  of  truth  and  justice.  And  for  the  inestimable  benefit  to 
be  lerived  from  it,  not  only  in  our  own  beautiful  city  and  state,  but 
all  c ther  cities  and  states,  and  the  common  welfare  and  real  good  of  the 
who.e  human  family. 

ADVAXCK  VIEWS. 

All  tax  on  capital  and  personal  property  is  impossible  to  collect 
with  any  reasonable  fairness  and  justice;  it  produei'S  little  levenue, 
compared  to  its  great  value,  which  largely  escajies  all  taxation.  ^ It  is 
a ta<c  on  conscience,  which  is  unenforceable,  and  the  strong  incentive  of 
dee])  thinkers  on  the  subject  is  to  abolish  this  tax  entirely. 

Alexander  Hamilton  said  in  constitutional  convention,  ‘MIV  wusf 
tax  land  or  industry,  there  is  no  other  choice;  all  taxes,  whatever  their 
name  and  no  matter  how  disguised,  will  re.st  ultimately  on  one  oi  the 
other.”  Hence  the  strong  tendency  is  in  justice  to  all  and  for  the 
ver-  best  reasons— to  entirely  remove  all  tax  from  industry  and  put  it 
all  311  land  and  franchise  values.  This  is  a community  value  which 
is  iacreased  or  decreased  with  the  population.  People  coming  close 
tog ‘ther  in  the  cities  create  the  demand  and  utility  which  produces 
the  great  value  of  the  whole  community.  All  government  expenses 
mint  be  borne  by  the  values  really  created  by  the  whole  people  or 
individuals  must  be  deprived  of  part  of  their  legitimate  earnings.  If 
the  people  or  the  cities  per  se  create  these  immense  values,  they  have  a 
le«'  timate  right  to  regulate  and  prevent  the  lessening  of  communal 

val  le,  without  aholishing  private  property  in  land. 

“The  late  Hon.  Tom  L.  Johnson  estimated  the  land  values  of 
cities  at  60%,  farms  20%,  and  mines  20%.  Farmers  own  a large  part 
of  he  land  in  any  state,  but  they  own  little  land  value.” 
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Obviously  land  values  are  located  in  the  cities,  viz.;  “The  block 
in  St.  Louis  occupied  by  the  Barr  Dry  Goods  Co.  is  a striking  illustra- 
tion of  the  enormous  values  that  are  produced  by  the  presence,  necessi- 
ties and  activities  of  a great  population.  Here  is  a tract  of  one  and 
three-tenths  acres  which  has  increased  in  value  from  $2,000  in  1817  to 
a present  market  value  of  $6,000,000  on  the  land,  independent  of  all 
improvements,  or  $4,516,000  per  acre.  There  are  82  counties  in  the 
State  of  51issouri,  in  any  one  of  which  the  present  total  assessed  value 
of*  real  estate  is  less  than  the  actual  market  value  of  this  single  city 

!)lock,  without  improvements.” 

This  demonstrates  the  great  care  and  emphasis  necessary  in  cor- 
rectly valuing  city  business  lots. 

Xo  constitutional  change  is  at  present  proposed,  but  obviously  the 
timi'  is  not  far  distant  when  the  whole  fundamental  principle  of  taxa- 
tion will  be  revolutionized  so  that  it  will  ultimately  all  rest  on  lands, 
franchises  and  those  values  which  the  people  in  the  aggregate  sub- 
consciously produce.  This  is  sometimes  called  the  unearned  increment. 

We  thought  of  getting  this  copyrighted  and  then  kindly  request  each 
village,  city  or  community  using  it  to  adopt  and  permanently  maintain 
at  least  one  settlement  home  for  the  benetit  of  their  aged  poor;  more 
and  larger  homes  for  the  larger  cities  in  proportion  to  population,  etc. 
Adopting  settlement  homes  for  the  aged  poor  is  no  charity ; it  is  a 
moral,  and  should  be  a legal,  duty.  This  .system  will  save  any  com- 
munity adopting  it  many  times  more  than  the  cost  of  properly  main- 
taining such  homes,  with  a little  more  consideration  than  is  shown  in 
the  ordinary  county  poor  house.  Have  they  not  been  our  mothers  and 
fathers,  or  our  grandparents?  Are  we  not  trustees  on  probation,  for 
a little  while  only,  of  all  pecuniary  gain?  This  will  be  accomplishing 
a double  good  by  eradicating  one  of  the  most  pernicious  public  wrongs 
which  has  seriously  troubled  all  communities  for  ages.  It  will  stand 
for  the  betterment  of  the  masses  as  well  as  the  direct  uplift  of  the  poor. 
^Ye  want  no  compensation  or  recognition  of  any  kind,  except  a happy 
thought  of  having  been  the  medium  of  transmitting  a little  light  and 
truth  to  posterity.  In  its  far-reaching  effect  it  is  destined  to  benefit 
the  entire  human  family.  To  the  people  for  a Christmas  1911,  when 

it  was  finished. 
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Nov.  lOtb,  1911. 

D X.  Wagner, 

Xo.  1101  Emerson  Street,  City. 

I)  >ar  Sir: 

I have  read  carefully  your  proposed  plan  of  assessment.  I recognize  fully 
tl  e inconsistencies  that  result  from  the  present  method  of  assessing  real 
e&tate,  and  agree  with  you  thoroughly  that  one  of  the  important  elements 
tl  at  should  be  taken  into  consideration  in  assessing  real  estate  values,  are 
tie  income  qualities,  or  possibilities,  actual  and  potential,  of  the  real  estate 
tc  be  assessed.  Your  plan  of  assessment,  therefore,  is  a move  in  the  right 
d rection,  and  I heartily  endorse  any  movement  lo<»king  to  the  adoption  of 
a scientific  system  of  the  assessment  of  real  estate  \alues. 

Very  truly  yours, 

W.  A.  HOVER. 
Denver,  Colo.,  Xov.  14,  1911. 

D *.  X.  Wagner,  Denver,  Colo., 

Dear  Sir:  I have  read  as  carefully  as  my  limited  time  would  permit, 

y.-ur  system  of  taxation.  As  it  differs  quite  radically  from  the  methods  now 
ei.iployed,  more  study  is  required  for  a proper  understanding  of  it  than  1 
h Lve  been  able  to  give.  But  it  does  appear  to  pro\ide  an  excellent  remedy 
f(  r present  ills.  Under  this  system  it  would  be  impossible  for  taxable  prop- 
e ty  to  escape  bearing  its  share  of  the  public  burden,  and  the  basis  of  valua- 
ti  311  is  so  fair  and  equitable  no  honest  man  will  refuse  to  give  it  careful 
C(  nsideration. 

Yours  truly, 

FRAXK  HALL. 
Denver,  Colo,.  Xovember  20,  1911. 

^ r.  Xapoleon  Wagner, 

1101  Emerson  St.,  City. 

Lear  Sir: 

An  examination  of  your  plan  seems  to  me  to  show  that  you  have  an  idea 
tUere  which,  if  carried  out  carefully,  would  certainly  be  wonderfully  more 
e fective  than  the  hit  and  miss  plan  of  determining  the  value  of  a given  lot 
p us  the  improvements,  which  has  ordinarily  been  the  method  of  determining 
r ‘alty  values. 

Your  plan  has  the  advantage  of  recognizing  ihe  unquestionably  close 
c mnection  between  actual  rental  values  and  real  value.  It  seems  to  me  that 
iis  application  would  bring  about  a practical  justice,  providing,  of  course, 

I lat  the  actual  rental  values  of  your  ground  floors  were  secured. 

Verv  truly  yours, 

C.  E CHADSEY, 

Superintendent  Denver  Public  Schools. 
Denver,  Colo.,  Oct.  30th,  1911. 

T fully  endorse  the  above  suggestions  and  system  of  taxation  recom- 

II  ended  by  Xapoleon  Wagner,  as  being  full  and  complete.  J would  add 
rothing  in  reference  to  personality,  etc.  I have  no  doubt  it  will  do  all  he 
c aims  for  it.  1 would  like  to  see  it  put  in  practical  use  in  Denvei. 

C.  C.  GIRD, 

Assessor  for  City  and  County  of  Denver  for  the  years  1904  to  1908. 

Denver,  Colorado,  Xovember  20,  1911. 

I think  very  favorably  of  the  suggestions  and  system  of  taxation  by 
? apoleon  Wagner.  I should  get  it  copyrighted  and  use  it  exactly  as  he 
rnommends.  By  this  system  no  value  can  escape  taxation — it  will  bear 
alike  on  rich  and  poor.  There  can  be  no  discrimination.  I believe  it  is  the 
f lirest  and  most  just  system  that  can  be  used  for  taxing  all  alike  according 
t ) value.  It  probably  would  save  annually  many  millions  of  dollars  of  valua- 
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in  Denver  which  heretofore  has  entirely  escaped  all  taxation.  In  a 
f-iTrness  and  self-preservation,  Denver  and  all  other  cities  can  not  adopt  it 
too  soon,  because  it  is  the  ideal  of  simplicity,  etficiency  and  reliabilitj. 

Yours  sincerely, 

S.  ROY  WRIGHT, 

Chief  Deputy  Assessor  for  the  City  and  County 
of  Denver,  Colo.,  for  two  terms. 

I fully  concur  in  the  above.  ^ VAUGHN.  Atty. 

Denver,  Colorado,  Dec.  14,  1911. 

Mr  Xapoleon  Wagner, 

Denver,  Colo. 

Af"(inK  as  taxes  are  charged  against  property  upon  the  basis  of  its  valu- 
ation tSi.forder  to  secure  unifonn  taxation  we  must  follow  some  uniform 

aiTexSmtior^o/fhrni^  proposed  by  you  it 
that  if  it  is  conscientiously  followed,  it  would  lesult  in  getting 
vahiation  of  rentable  property.  I have,  however,  given  more  study  to  the 
legal  problems  concerning  taxation  than  to  the  methods  to  be  followed  in 
Ippu Hue  a ^ valuation.  As  to  whether  your  method  is  a workable 

melhiS  the  opinions  of  the  nien  who  have  been  engaged  in  actually  assessin.g 
property  and  who  have  given  this  feature  special  studj,  are  of  much  no 

value  than  mine. 

L.  F.  Twitchell. 
December  20,  1911. 

Dr.  Xapoleon  Wagner, 

1101  Emerson  Street,  Denver,  Colorado. 

^''"‘'l^haU  made  a careful  examination  of  the  system  of  taxation  proposed 
hv  Dr  Xanoleon  Wagner*  and  I believe  that  with  some  changes— Inch  piac- 

d de„.on„ra.e^.Ms  system  wouW  be  » ^eat  .mpro^. 
ment  on  the  so  called  scientific  systems  now  in  use.  I have  had  eleven 
years  of  practical  experience  in  valuing  realty  for  assessrnent. 

' ^ Respectfnllv  submitted, 

William  E.  Lamb. 

T have  read  the  account  of  the  system  of  determining  the  value  of  city 
lots  as  proposed  by  Dr.  Napoleon  ^yagner  and  ClJn 'S' mmh^pJopertl-^^lf 

of  students  of  taxation  and  1 should  ^ ' 

John  B.  Phillips, 

Professor  of  Economics 

University  of  Colorado. 

Dec.  16,  1911. 

December  IS,  1911. 

Dr.  Xapoleon  Wagmer, 

Denver,  Colorado. 

Dear  Sir.  puinine;  rmr  Professor  of  Economics  and 

opinion  is  of  real  value.  I congiatiilate  >ou  on 
that  vou  have  received. 

Very  truly  ymirs,  , t t t-. 

JAMES  H.  BAKER,  A.  M.,  LL.  D., 

President  University  of  Colorado. 
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Denver,  Colo.,  12-22-1911. 

Dr  Napoleon  Wagner, 

11th  & Emerson,  City. 

De IV  Sir; 

As  a supervisor  of  Denver  and  one  who  has  to  pass  on  the  equalization 
of  taxes,  I have  made  it  my  business  to  investigate  the  Somers  or  Unit 
System,  and  found  it  about  as  haimonious  and  scientific  as  a crazy  quilt;  and 
on  a par  with  our  Colorado  freight  tariffs.  Philadelphia  has  repudiated  it. 
Tie  court  there  held*  that  a mathematical  problem  was  not  patentable,  and 
th  Lt  an  elected  assessor  cannot  iegalb  delegate  his  duty  to  a non-resident 
H(  ssian. 

After  the  investigation  of  the  taxation  system  of  New  York,  Cleveland, 
PHIadelphia  and  Chicago,  I believe  that  yours,  “The  Napoleon  Wagner  Pro- 
pojed  System  of  Taxation,”  has  the  greatest  merit  and  should  be  given  a 
tri  al. 

Wishing  you  every  success,  1 am, 

Very  truly  yours, 

GEO.  J.  KINDEU 

Supervisor. 


